
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT

This is a combined staff report for related items.  This report contains a single background
and analysis section for all items.  However, there are separate conditions provided for each
individual application.

P.A.S.: Prairie Village Addition DATE: April 9, 2002
Annexation #02001
Change of Zone #3355
Special Permit/CUP #1959 
Preliminary Plat #02003

PROPOSAL:    To annex 113.05 acres, change the zone from AG to R-3, obtain a special
permit for CUP for 174 single family, and 300 multi-family dwelling units and to preliminary plat
179 lots, on the southeast corner of N 84th and Adams Street.

WAIVER REQUEST:
Preliminary Plat: 
Non-radial lot lines Approval
Double frontage lots Denial
Sewer depth Approval
Special Permit/CUP: 
Building height increased to 50 feet in the multi-family area on Block 10, Lot 7 Denial

LAND AREA:
Annexation: 113.05 acres, more or less
Change of Zone: 92.2 acres, more or less
CUP: 69.8 acres, more or less 
Preliminary Plat: 113.1 acres, more or less

CONCLUSION:   There are no Capital Improvements Program funds available or identified
for this area.  The applicant requests the City share a portion of the costs, however, there is
no funding identified at this time in the current budget or Capital Improvements Program.  The
applicant may proceed if they agree to construct the improvements required by the annexation
agreement.  If the developer does not agree to pay the cost of improvements contained in the
draft annexation agreement, then the property and associated requests should not be
approved.

RECOMMENDATION: Annexation:  Denial
Change of Zone: Denial
Special Permit/CUP: Denial
Preliminary Plat: Denial
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GENERAL INFORMATION:

LEGAL DESCRIPTIONS:  Attached

LOCATION: Generally located on the southeast corner of N 84th and Adams Streets.

APPLICANT: Steve Champoux
Prairie Homes Builders, Inc.
P.O. Box 84891
Lincoln, NE 68501
(402) 476-6599

OWNER: Steve Champoux Jonathan Welles
Prairie Homes Builders, Inc. 8501 Adams Street

Faith Evangelical Lutheran Church
6345 Madison Avenue

CONTACT: Richard Onnen
Engineering Design Consultants
630 N. Cotner Boulevard, Suite 105
464-4011

EXISTING ZONING:  AG, agricultural

EXISTING LAND USE:  Agricultural and undeveloped, grading is in process. 

SURROUNDING LAND USE AND ZONING:  

North: Undeveloped, acreages   AG, Agricultural
South: Undeveloped, acreages   AG
East: Undeveloped, acreages  AG
West: Golf course,  residential, cemetery AG, R-3, Residential, P, Public,

B-1, Local Business District

COMPREHENSIVE PLAN SPECIFICATIONS: The area is indicated as urban residential,
commercial and Natural/Environmentally Sensitive in the Comprehensive Land Use Plan (Page

41).
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A natural drainage way crosses diagonally through the site, where the applicant has indicated
some wetland areas.  The Comprehensive Plan indicates that these areas should be
protected and maintained (page 74).  The developer shows these areas maintained as outlots
for open space and drainage.

Strategies of future Urban Residential areas include:
“Close access to a neighborhood park or another type of park which would serve the neighborhood”
“Access to a commercial center serving local needs”
“A safe walkway system for internal circulation by pedestrians and cyclists” (Page 45)

The developer has shown an area designated as a park for the use of the neighborhood.
Once the developer is ready to change the zone and submit a use permit, Lot 1, Block 11 and
Lot 8, Block 10 shall be used for commercial purposes.  The developer has shown pedestrian
easements and walks to provide internal circulation for pedestrians and cyclists.

The Comprehensive Plan indicates a future school proposed to the immediate southeast of
this project.  Lincoln Public Schools currently owns this parcel of land.

The Comprehensive Plan indicates a future trail to be located along the natural drainage way
within this project (Page 120).  The Parks and Recreation Department requested the trail be
relocated to Leighton Avenue in order to provide better access to the LPS site and further
separation from the Murdock Trail.  The developer has indicated the trail along Leighton
Avenue.

The Comprehensive Plan Anticipated Lincoln Service Limit and Phasing Plan indicates this
area in Phase III.  Phase III is defined as: 

“Areas designed for mid-term development contiguous to existing or planned development but lacks
one or more major items of infrastructure such as arterial road, park or trunk sewer” (Page 197).

This area lacks the arterial roadway standards for Adams Street.  Sewer is available to most
of the project area.  The City has not yet budgeted for the construction of Adams to arterial
standards.

The Comprehensive Plan indicates that in Phase III areas: 
“The community shall discourage growth.  Infrastructure improvements will generally not be included
in the 1-6 year CIP, but may be considered in the long term capital improvement planning of the various
city and county departments.  The community will consider development proposals in this area only
if the developer agrees to immediately provide, at the developer’s cost all off site improvements
necessary to extend municipal infrastructure to serve the proposed development” (page 196).

Commercial is shown in the Comprehensive Plan to encompass the entire west portion of this
site, the developer proposed to concentrate the commercial at the northwest corner of the site,
which is more consistent with current commercial development, and to have a multi-family
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area at the southwest corner.  This helps to discourage strip commercial along N. 84th Street
as the Comprehensive Plan indicates.

HISTORY: 

April 1, 2002 Revised preliminary plat was submitted: 
February 21, 2002 Developer Negotiation meeting
February 19, 2002 Staff only Developer Negotiation meeting
February 19, 2002 Planning Director’s letter was sent:
February 7, 2002 Developer Negotiation meeting
February 5, 2002 Staff only Developer Negotiation meeting
January 18, 2002 Original preliminary plat was submitted
September 18, 2002 Staff only Developer Negotiation meeting
September 13, 2001 Fact-finding Developer Negotiation meeting
September 11, 2001 Staff only Developer Negotiation meeting
August 30, 2001 First fact-finding meeting of the Developer Negotiation

Team
1979 The zone was updated to AG, Agricultural during the

zoning update from A-A, Rural and Public Use district.

UTILITIES:   Water connection is being made from an existing line in N. 84th Street and
Leighton Avenue.  Typically a loop system is required.  The developer has submitted
calculations indicating that sufficient flow and pressure exists to serve the residential portion
of the development from the existing main.  A connection in Adams Street west of N. 84th

Street will be required at the time the commercial area is developed in order to complete the
loop.  The developer is showing oversized water mains in N 87th Street,  Wagon Drive,
Leighton Avenue, Prairie Village Drive, N. 91st Street and Tallgrass Lane.  The developer
requests the city share in all of the oversizing costs.  

The Faith Evangelical Lutheran Church will be served with utilities. The Lincoln Water System
of Public Works & Utilities Department indicated that the church should have sufficient
pressure for fire flows if the area that is identified as future commercial is not served until the
system can be looped.

This project proposes to connect to the existing sewer line in N. 84th Street.  As was
established with the Regent Heights 1st Addition and Northern Lights Addition preliminary
plats, a per acre sewer connection fee is required.  The developer is showing an oversized
(10") sanitary sewer main in Tallgrass Lane in order to accommodate the anticipated service
of the LPS site and requests the city share in the cost of oversizing. 
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TOPOGRAPHY:  Sloping to the drainage way and draining to the north and east.

TRAFFIC ANALYSIS:  N. 84th Street is identified as an arterial street in the Comprehensive
Plan Future Street and Road Classification.  Adams Street is outside the urban area boundary
and is currently unclassified.  Since the urban boundary is proposed to extend to include the
project area, Adams Street should be extended as an urban minor arterial roadway.  Currently,
Adams Street is a two lane rural roadway.   The Public Works & Utilities Department
recommends improvements to Adams Street consistent with an arterial roadway and
providing for traffic safety.

Leighton Avenue is at the half mile point and should be a collector road.  The Public Works
and Utilities Department indicated that collector width pavement is required and the developer
agrees to dedicate 40' of right-of-way on the north side of Leighton Avenue for the duration
of their project area.  The developer requests to pave this road through an assessment district.
The Public Works & Utilities and Law Departments indicated that the property to the south of
Leighton Avenue is outside the city limits and cannot be assessed through an assessment
district.  The developer has not discussed this option with the south landowner and that
landowner has not been a part of the discussions of the development of this plat.  The
proposal does not include the annexation of the are south of Leighton.

PUBLIC SERVICE:  The Lincoln Public Schools owns land south and east of this site.  There
are no development proposals at this time for the parcel owned by LPS.  The developer of this
plat indicated interest in possibly purchasing the LPS site for development and incorporation
into the community unit plan.  Street connections have been made as required to the LPS site.

The Parks and Recreation Department indicated that they would prefer that the proposed park
facility be coordinated with the Lincoln Public Schools due to the possibility of a school being
located in the area.  

ENVIRONMENTAL CONCERNS:  The developer has identified wetlands in the drainage
area shown in Outlots A, B and C.   The developer proposes to preserve these areas in the
outlots for open space and detention.  Areas may be used for passive recreation.

ANALYSIS:

1. This is an application to annex 113 acres, to change the zone from AG to R-3, a
special permit for a community unit plan for 474 dwelling units and preliminary plat 179
lots

2. This project began in the Developer Negotiation Process on August 30, 2001 before
official submittal.  A series of fact finding and negotiation meetings were held.  The
developer and city could not reach an agreement on infrastructure needs and costs
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for an annexation agreement.  The city indicated to the developer that no funding is
available to subsidize portions of this project.  The developer decided to pursue the
project despite a lack of agreement.  The city indicated that the developer could bear
the costs of the development and wait for reimbursement when funding is available in
the Capital Improvements Program,  (2008) if the project is added to the six year CIP.

Annexation:

3. The area is shown within the future service limit of the Land Use Plan.  The Phasing
Plan of the Comprehensive Plan indicates this area as Phase III.  Due to the fact that
the area is shown in Phase III, it has not been incorporated into the Capital
Improvements Program.  Most of the site can be served by sanitary sewer and water.
There is a portion of the northeast corner of the site that can not be served without
waiving design standards for sewer depth and considerable land fill.

4. A draft annexation agreement is provided by the Law Department indicating the
sharing that  was discussed at the developer negotiation process.  The city has
proposed some cost sharing and is part of the city prepared annexation agreement.
The developer, in turn, has submitted their own terms for sharing infrastructure cost and
are included.

5. A sanitary sewer connection fee was established with the Regent Heights 1 st Addition/
Northern Lights Addition Preliminary Plats.  The developer is required to pay this per
acre connection fee.

6. The annexation agreement addresses the sharing and timing of construction of the 16"
water mains required to serve this plat.

7. The City has made recommendations concerning developer obligations toward
improvements in streets adjacent to this plat.  The current plans do not reflect these
requirements.  These costs must be addressed in an annexation agreement to
determine whether the general public or the developer shall pay the cost.

Change of Zone:

8. The developer indicated that they are considering commercial development for Lots
1 and 2 Block 11 and Lot 8, Block 10.  They have no site plan or know what the
configuration of the commercial area may be at this time.  Due to this, the city
suggested leaving the area as AG, Agricultural and zone the land at the time that they
are prepared to submit a traffic study and site plan for the area.  The remaining portion
is proposed for R-3, Residential.  
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Special Permit, CUP:

9. The developer requested a modification to maximum height for the apartment buildings
on Lot 7, Block 10 from 35' to 50'.   The applicant indicated that the purpose of the
waiver was to accommodate three story apartment buildings with lower level parking
on one side, however, no lower level parking is shown.  The request for this waiver has
not been justified.

10. The Parks and Recreation Department indicated that they need a community
recreation plan for the recreation area shown in the multi-family area.  They would also
prefer that the area identified as a proposed park should be relabeled as open space.

Preliminary Plat

11. The developer requests the following waivers to the preliminary plat: double frontage
lots for Lots 1-6, Block 1 along Leighton Avenue, non-radial lot lines in the southwest
corner of the Lot 24, Block 9 where the lot intersects Wagon Drive and sewer depth.
 The applicant indicated that the request for double frontage lots is due to an existing
overhead transmission line easement along Leighton Avenue and proposed
development to the south.  Better site design can eliminate double frontage lots.  The
applicant indicated that portions of the sanitary sewer in Tallgrass Lane are shallower
than standard to accommodate a hookup to the existing trunk sewer, crossing over the
proposed box culvert.  The sewer in N. 91st  Court is shallower in order to reduce fill at
the east property line.  Design standards indicate standard sewer depths from 10' -
15'.  The developer shows depths ranging from 5' - 9', shallower than standard.  The
developer has not justified the request for this waiver as required by §26.15.030(d).
The Public Works & Utilities Department indicated that the shallow sewer does not
affect the city’s ability to serve the site, but limits the landowner from having sewer
served to the basement of the home and is why they recommend approval of the
waiver.

12. The developer requested a waiver to block length for Blocks 10 and 11, however a
waiver is unnecessary.  The Land Subdivision Ordinance indicates that block lengths
may exceed 1320' where a major street or natural barrier forms at least one boundary
of the block(§26.23.130).  The two blocks both front upon N. 84th Street on their west
boundary and Block 10 has a drainage way along the north boundary of the block.
Pedestrian walks have been shown from Block 10 to N. 84th Street and N. 87th Street
to allow for pedestrian connections due to the extended block length.

13. The developer requested a modification to maximum height of accessory buildings on
Lot 24, Block 9 to allow for the construction of an oversized maintenance and storage
building associated with the church.  The developer requests an increase in height from



Prairie Village, Annexation #02001, PAGE NO. 8
CZ #3355, SP#1959, PP#02003

15' to 20', however, this height requirement of the Zoning Ordinance cannot be
modified with a preliminary plat.  The lot is not within the boundaries of the CUP.  The
church area can be brought into the CUP in order to allow for a waiver of the height
restriction, or the church may go to the Board of Zoning Appeals to ask for a variance.

14. The plan shows a 10" sanitary sewer through portions of this plat with the justification
that it will serve 128 acres.  The Public Works & Utilities Department requests that a
map be submitted that shows the 128 acres.  If needed, the sewer can be built to a
larger size than the minimum 8" size.  Construction of a larger size does not constitute
approval of serving all 40 acres of the LPS site which would require exceptions to
sewer design standards.

15. Some sewers are shown at shallow depths that will not provide sewers with gravity
sewer to potential basements.  The Public Works & Utilities Department recommends
approval of the exceptions to design standards to serve this plat as conceptually
shown.  Prospective home owners must be informed of the shallow sewer and that lift
pumps will be required.

16. The plan shows no improvements to the major channel through the site.  Nothing has
been submitted to show that the channel will not erode after development and no
improvements are shown to the drainage channel.  The Public Works & Utilities
Department indicates this is contrary to design standards.  The Public Works & Utilities
Department indicated that engineering calculations need to be done and submitted for
Public Works & Utilities Department review to determine what level of bank
stabilization is required, if any.

17. The existing topography along the east side of the plat shows the natural low area west
of the east line of this plat.  The grading plan shows this low area filled 12' and the local
drainage east of 91st Street diverted to the property to the east and an indication that
the property to the east will be graded to accommodate this drainage.  Unless the
adjacent property owner agrees to this drainage, the grading plan is unsatisfactory. 
 The developer indicated that a 5' retaining wall along the east property line will
accomplish this grading.  The Public Works & Utilities Department indicated that more
detail is needed to show how this wall will be built and on whose property it will be.

18. The developer indicated that steps will be built in the pedestrian easement into the
apartment site west of N. 87th Street.  Steps are not permissible on a public sidewalk.
The easement location or grading design must be revised.  The same easement east
of 87th Street also appears to be too steep for sidewalk grades.
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19. The Tallgrass Lane and W. Adams Street intersection is satisfactory.  In the future, this
intersection will be right-in, right-out when medians are constructed in Adams Street.

20. When Lot 2, Block 11 is redeveloped, driveway access to Adams Street must be
relinquished.  The driveway shown is satisfactory for use by the existing residential use.

21. The Public Works & Utilities Department recommends the interim turn lanes in Adams
Street be constructed at this time to serve this area at the cost of the developer.

The staff recommendation for Annexation #02001, Preliminary Plat #02003, Change of Zone
#3355 and Special Permit/CUP #1959 are denial due to a lack of funding, however, should
the Planning Commission decide to approve the project, the following conditions shall apply:

ANNEXATION CONDITIONS:

1. After the applicant completes the following instructions and submits the documents and
agreements to the Planning Department office and the agreements are found to be
acceptable, the application will be scheduled on the City Council's agenda:

a. Sign an annexation agreement to the satisfaction of the City of Lincoln.

Preliminary Plat CONDITIONS:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans to the Planning Department office, the preliminary plat will be scheduled on
the City Council's agenda:  (NOTE:  These documents and plans are required by
ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1 Road improvements as required by the annexation agreement. 

1.2 Sanitary sewer mains to the satisfaction of the Public Works & Utilities
Department. 

1.3 A note on the site plan indicating that a larger sized sanitary sewer main
does not constitute approval of serving all 40 acres of the LPS site.
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1.4 Improvements to the drainage channel in Outlots A, B and C to the
satisfaction of the Public Works & Utilities, Parks and Planning
Departments. 

1.5 A revised grading plan to the satisfaction of the Public Works & Utilities
Department. 

1.6 Pedestrian easements to the satisfaction of the Public Works & Utilities
Department. 

1.7 A note on the plan indicating that there shall be interim turn lanes in
Adams Street until Adams Street is improved to an arterial standard.

1.8 A note on the plan indicating that the intersection on Tallgrass Lane and
Adams Street will be right-in, right-out only when medians are
constructed in Adams Street.

1.9 A note indicating that when Lot 2, Block 11 is redeveloped, driveway
access to Adams will be relinquished.

1.10 Utility easements to the satisfaction of the Lincoln Electric System.

1.11 Revise the landscape plan (sheet 8 of 10) to indicate required screening
per the Design Standards for Screening and Landscaping §3.5.

1.12 Revised list of waivers to design standards on Sheet 1 of 10 to remove
waivers that are unnecessary or not allowed(C, E and F).

1.13 Show street extensions with profiles at least 300' outside the plat as
required by the Land Subdivision Ordinance.

1.14 Revised Note #14 (Sheet 1 of 10) to indicate the correct number of lots.

1.15 A note indicating that sidewalks will be provided on both sides of public
streets and within pedestrian easements.  Sidewalks shall be provided
on the east side of N. 84th Street, and on the south side of Adams
Street.  A bike trail shall be provided on the north side of Leighton
Avenue.

1.16 The width of the proposed bike path.
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1.17 A Note indicating that landscaping shall be in conformance with the City
of Lincoln Design Standards(Sheet 1 of 10).

1.18 Note #11 (Sheet 10 of 10) to indicate “City of Lincoln Design
Standards.”.

1.19 Lots that do not have double frontage

1.20 Correct parking information on Sheet 9 of 10.

1.21 Revise note #3 (Sheet 3 of 10) to indicate the correct references to Lots
and Blocks to the satisfaction of the Planning Department.

1.2 Provide information to the Public Works & Utilities Department indicating how
grading can be accomplished to build a 5' retaining wall along the east property
line.

2. The City Council approves associated request:

2.1 Annexation #02001
2.2 Change of Zone #3355
2.3 Special Permit/CUP #1959
2.4 An exception to the design standards to permit sanitary sewer depth ranging

from 5'-9'.
2.5 A modification to the requirements of the land subdivision ordinance to permit

non-radial lots lines.

General:

3. Final Plats will be scheduled on the Planning Commission agenda after:

3.1 Streets, sidewalks, public water distribution system, public wastewater
collection system, drainage facilities, ornamental street lights, landscape
screens, street trees, temporary turnarounds and barricades, street name
signs, and permanent survey monuments have been completed or the
subdivider has submitted a bond or an approved escrow of security agreement
to guarantee their completion.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

3.2.1 To submit to the Director of Public Works an erosion control plan.



Prairie Village, Annexation #02001, PAGE NO. 12
CZ #3355, SP#1959, PP#02003

3.2.2 To protect the remaining trees on the site during construction and
development.

3.2.3 To pay all improvement costs except those costs the City Council
specifically subsidizes as follows:

3.2.3.1 Oversized water main from 8" to 16" in Leighton Avenue.
3.2.3.2 Oversized sewer main from 8" to 10" in Tallgrass Lane

3.2.4 To submit to lot buyers and home builders a copy of the soil analysis.

3.2.5 To continuously and regularly maintain street trees and landscape
screens located on private property.

3.2.6 To complete the private improvements shown on the preliminary plat and
community unit plan.

3.2.7 To maintain the outlots and private improvements on a permanent and
continuous basis.  However, the subdivider may be relieved and
discharged of this maintenance obligation upon creating in writing a
permanent and continuous association of property owners who would be
responsible for said permanent and continuous maintenance.  The
subdivider shall not be relieved of such maintenance obligation until the
document or documents creating said property owners association have
been reviewed and approved by the City Attorney and filed of record
with the Register of Deeds.

3.2.8 To relinquish the right of direct vehicular access to N. 84th Street and
Adams Street except as shown on the site plan.

3.2.9 To perpetually maintain the sidewalks in the pedestrian way easements
at their own cost and expense.

3.2.10 To comply with the provisions of the Land Subdivision Ordinance
regarding land preparation.

3.2.11 To inform prospective purchasers of shallow sewer and that lift pumps
will be required to serve basement sanitary sewer facilities.
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COMMUNITY UNIT PLAN CONDITIONS:

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:

1.1.1 All conditions required on the preliminary plat.

1.1.2 Revised “proposed park” and “proposed playground” as “open space”.
1.1.3 Maximum height of 35' is not waived.

1.2 Submit a community recreation plan for the recreation facility shown in the multi-
family area to the satisfaction of the Parks and Recreation Department. 

2. This approval permits 474 dwelling units.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a reproducible final plan including 5 copies
and the plans are acceptable.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.
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4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by:

Becky Horner
Planner F:\FILES\Planning\PC\PP\02000\pp02003.prairievillage.rdh.wpd




























































